I ‘ ‘ WELLS + ASSOCIATES

MEMORANDUM

TO: Gary Fuller
City of Falls Church Development Services

FROM: William F. Johnson, P.E.
Andrew C. Buntua

RE: Mason Row
City of Falls Church, Virginia

SUBJECT: Parking Reduction Request

DATE: April 18,2014
Revised April 20, 2015

Introduction

This memorandum provides an analysis to support a parking reduction in conjunction with a
redevelopment of certain parcels in the City of Falls Church. The 4.32-acre site is generally
located on the north side of West Broad Street (Route 7), east of North West Street and
south of Park Avenue, as shown on Figure 1.

The subject site is currently zoned Residential (R-1B) and Business (B-3) and is developed with
an existing mix of retail/commercial uses as well as three (3) single family dwelling units. The
Applicant is proposing to rezone the property to the B-| District and redevelop the property
with the following mix of uses:

e 60,581 gross square feet (GSF) of commercial (retail) uses
e 150 room hotel

e 340 apartment dwelling units

e 6,108 GSF of office uses

o 776-seat theater

The current development plan is provided on Figure 2. Based on information from the
Applicant, approximately 996 parking spaces are proposed to support the redevelopment. As
described in this document, the Applicant is seeking an overall 15.7 percent parking reduction
from the City’s Zoning Code requirements. The purpose of this memorandum, therefore, is to
present the results of a parking study in support of the parking reduction request.
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Sources of data for this analysis include, but are not limited to, a review of parking
requirements both locally and nationally; plans prepared by Walter L. Phillips, Inc., the files and
library of Wells + Associates, Inc., Transforming Tysons Plan Amendment Text dated June 22,
2010, and Spectrum Development LLC.

Background

The subject site is currently zoned Residential (R-1B) and Business (B-3) and is developed with
primarily commercial/retail uses as well as three single family dwelling units. The applicant is
proposing to rezone and redevelop the site with a cohesive mix of uses containing both
residential and non-residential components. Based on the most recent plan concepts provided
to date, the proposed development mix is described as follows:

Residential
e |9 — Studio Units
e 204 — | Bedroom Units
e |17 -2 Bedroom Units

Non-Residential
e |50-room Hotel
e 60,581 GSF Retail/Restaurant space
e 776-seat Theater
e 6,108 GSF Office

As reflected on the plan, parking for this redevelopment would be provided in both surface lots
(94 spaces) and a parking structure (902 spaces) totaling approximately 996 parking spaces
proposed to serve the site. The parking total includes those spaces necessary for use by
commercial patrons, residents, visitors, and staff. Access to the parking structure will be
provided by ramps located within the site.

City of Falls Church Zoning Requirements

Chapter 48, Article V, Division 2 of the City of Falls Church Code of Ordinance establishes off-
street parking requirements for various land uses by providing parking rates per unit of land use
(i.e., per residential dwelling unit, per 1,000 GSF of retail uses, etc.). A copy of the relevant
Ordinance text applicable to the Mason Row redevelopment is provided as Attachment I.



Section 48-1004 of the Ordinance outlines the parking requirements for the proposed/planned
on-site use as follows:

Dwelling, Multifamily — 1.0 per efficiency unit, no bedroom
.50 per one bedroom unit
2 per two bedroom unit
2 per three or more bedroom unit

Motion Picture Theatres — | per 4 seats based on maximum seating capacity in main

assembly
Hotel and Motel — | per guestroom, plus one employee space per ten guestrooms
Shopping Center — | per 250 sf of floor area
Office — | per 300 sf of floor area

As reflected on Table |, based on a strict application of the Zoning Ordinance, the residential
dwelling units would require 559 parking spaces and the non-residential uses would require 623
parking spaces for a total of 1,182 spaces required per the Ordinance.

Requested Parking Reduction

Section 48-971 (2) of the Zoning Ordinance allows the Applicant to request a modification of
the off-street parking and loading requirements contained in Section 48-1004. As stated in 48-
971 (2):

In mixed-use developments in which two or more users exist on the same site,
appropriate required parking may be determined by applying a shared parking formula.
It shall be the responsibility of the applicant to perform any studies or site evaluations
as necessary to determine the acceptable number of spaces. No modification in parking
ratios, as set forth in the table in section 48-1004, shall be granted without approval of
the planning commission..

A copy of the specific ordinance text is also included in Attachment I. In accordance with the
above citation, the Applicant is requesting a parking reduction of 15.7% from the number of
parking spaces that would be required by a strict application of the City of Falls Church Zoning
Ordinance. The proposed 996 parking spaces would be allocated to the site uses as per the
following:
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e Residential — 471 spaces (average rate of |1.39 spaces per unit)
e Non-residential (hotel and commercial) — 525 spaces
e TOTAL — 996 spaces

Due to the inherent separation of the on-site parking supply described above, this report is
divided into two sections: |) residential parking and 2) non-residential parking. The following
sections provide the justification for the requested parking reduction per the City’s Ordinance
provisions.

SECTION I: RESIDENTIAL PARKING

Overview

As stated above, the Applicant proposes to dedicate 471 parking spaces for the proposed 340
multifamily residential uses. This supply represents an average parking rate of 1.39 spaces per
unit. Based on the City Code requirement (see Table I), the average parking rate to meet
Code is calculated at |.64 spaces per unit. Therefore, the proposed residential parking supply

represents a |15.7% reduction from the Code requirement.

Experience at Existing Residential Developments

Parking Occupancy Counts. Wells + Associates has conducted a number of parking
occupancy counts at existing multifamily properties within the City of Alexandria, Arlington
County and Fairfax County, which have characteristics consistent with the proposed Mason
Row project and provide between 1.0 and |.61 parking spaces per unit. The demographics
associated with each site and a summary of the count data are included in Tables 2 and 3,
respectively. The count summaries from each are included in Attachment Il. The Circle Towers
site is an exception as it provides |.75 spaces per unit; however, those spaces are partly shared
between the existing 606 residential dwelling units, as well as 66,700 SF of commercial uses.

As shown on Table 3, the ratio of occupied parking to occupied units ranged between 0.93 and
|.45 spaces per unit which represent the actual parking demand associated with those
properties. The proposed parking rate of 1.39 spaces per unit lies within this range of actual
parking demand rates.

Local Residential Parking Requirements

Imposing controls and gaining parking efficiencies can work to encourage the use of alternate
modes of transportation (a City planning objective) and foster smart growth. Tightening parking
supplies at concentrated residential and/or commercial sites, in conjunction with certain
Transportation Demand Management (TDM) strategies have resulted in conditions shown to
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increase mode splits. As a result, communities throughout the nation, like the City of Falls
Church, have begun to incorporate flexibility into their parking requirements as evidenced by
the great number of internet sites relating to parking. The following sections summarize the
parking requirements for residential projects in Fairfax County, The City of Alexandria, and
Arlington County. These parking requirements are also summarized on Table 4. The relevant
excerpts from each of the documents described below are included in Attachment Ill.

Fairfax County. The City of Falls Church is surrounded by Fairfax County. The land uses
and zoning associated with the surrounding areas of the County are comparable to those of the
City. Based on the Fairfax County Zoning Ordinance, a multifamily residential dwelling unit
requires 1.6 parking spaces per unit. Based on the application of Fairfax County parking rates
to the Mason Row project, the subject site would require 544 parking spaces (15 fewer than
the City of Falls Church Code requirement). This would correspond to a parking reduction of
approximately 3% from City of Falls Church residential code requirements. Furthermore,
Fairfax County has its own provisions for reducing Ordinance required parking which has
resulted in a number of parking reduction approved throughout the County. Notably, the
Circle Towers property located along Lee Highway (Route 29) in Fairfax County was approved
in 2011 with a 26.5% parking reduction.

Transforming Tysons —Plan Amendment June 22, 2010. As a result of the 2004 Area Plan
Review (APR) process, the Fairfax County Board of Supervisors established the Tysons Land
Use Task Force to “update the 1994 [Comprehensive] Plan.” In conjunction with this update
to the Tysons Corner Plan, parking recommendations for residential and commercial uses were
provided in the plan text. These recommendations included proposed minimum and maximum
parking ratios for residential developments based on proximity to rail stations and modified
parking rates in consideration of the number of bedrooms per unit. For multifamily residential
uses located more than 2 mile from a rail station, considered to be a non-TOD (Transit
Oriented Development) area, minimum parking ratios of 1.1 spaces per unit is recommended
for studio/one bedroom units, 1.35 spaces per unit for two bedroom units, and 1.6 spaces per
unit for three bedroom units. Based on the application of the non-TOD minimum parking
ratios, the residential parking demand for the proposed site would be 404 parking spaces (or
I55 fewer than the City of Falls Church code requirement). This would correspond to a
parking reduction of approximately 28% from City of Falls Church residential code
requirements.

City of Alexandria. Multi-family dwelling units in the City of Alexandria are parked in
accordance with the bedroom count based on the following schedule:

Unit Type Spaces Required
Efficiency and | bedroom |.3 spaces/unit
2 bedroom unit |.75 spaces/unit
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Within the certain metro parking districts (such as King Street), multi-family developments are
parked at the rate of 1.0 space/unit, regardless of the bedroom count. Based on Alexandria’s
baseline requirements, a total of 496 spaces would be required to accommodate the multifamily
residential units proposed for the Mason Row development. This represents an | 1% reduction
from the City of Falls Church Code requirements.

Arlington County. Based on the 2014 Arlington County Zoning Ordinance, multifamily
residential uses are parked per the following:

Dwellings, other than one- and two-family: “l & 1/8 for each of the first 200 dwelling units in
any structure...Plus | for each additional dwelling
unit constructed and maintained in accordance with
Section 14.3.3.”

Based on these requirements, the Mason Row development would need 365 parking spaces to
accommodate the proposed residential uses. This represents a 35% reduction from the City of
Falls Church Code requirements.

Unit Type
As part of the Mason Row redevelopment project, the Applicant proposes a mix of unit types

that would minimize the number of two and three bedroom units. The following summary
outlines the proposed unit mix for the combined apartment and condominium uses:

Unit Type Proposed
Number Percentage

Studio 19 6%

One Bedroom 204 60%

Two Bedroom 117 34%

TOTAL 340 100%

As shown above, the proposed redevelopment will include studio apartment units in the
community while minimizing the percentage of two-bedroom units. By providing a unit mix in
this manner, the overall parking ratio necessary to adequately supply the development will be
reduced. This unit mix will encourage, on average, fewer occupants per dwelling unit which, in
turn, results in diminished auto ownership per unit. Many jurisdictions including and outside of
the City of Falls Church recognize that studio and single bedroom multifamily units generate
less parking demand and therefore have variable parking ratios in their ordinances that reflect
different unit types as summarized in Table 4. Therefore, the mix of unit types proposed by the
Applicant would, in of itself, serve to reduce residential parking demand. By introducing
measures and strategies



that would take advantage of other transportation mode choices as elaborated later in this
document, the full residential parking reduction is justified.

Alternate Modes

In addition to the unique unit type mix, the site is located completely within one mile of the
West Falls Church metrorail station (as measured from the site’s farthest point from the
station). Furthermore, the site is served by metrorail destined bus routes located along West
Broad Street adjacent to the property. The metrobus (WMATA) 28A, 28X, and 3T bus routes
operate on 20 to 30 minute headways during the weekday peak hours and serve the West Falls
Church station as well as locations within Tysons Corner. The bus stop(s) for these lines are
located along West Broad Street directly adjacent to the subject site.

Based on U.S. 2010 Census Journey to Work data for the City of Falls Church, drivers within
the City utilize the following modes of transportation:

° Drive Alone: 61.8%
o Carpool: 8.0%
° Mass Transit: 16.9%
° Walk/Bike:  4.3%
° Other: 9.0%

As indicated above, non-single occupant vehicle (non-SOV) travelers account for approximately
38.2% of vehicle trips in the area. Although in the interest of conservatism, only a nominal
mode split of 5% was applied in the traffic impact study, the effect of alternative modes would
further reduce the residential parking demand associated with the property. It should be noted
that the proximity of the Washington & Old Dominion (W&OD) regional trail makes this site
ideally situated to take advantage of walking and bicycling as viable modes of transportation.

In addition to the transit services currently available, the applicant intends to implement various
transportation demand management (i.e., “TDM”) strategies to further reduce vehicle trips and
auto dependency for future residents. Examples of these strategies that would serve to reduce
parking demand include the following potential measures:

o Offering/augmenting shuttle service to the West Falls Church metrorail station (hotel
only).
o Providing dedicated parking on-site or in the vicinity for Zip Cars and/or supplying
dedicated rental vehicles for use.
o Encouraging/incentivizing Ridesharing opportunities.
. Supplying new residents with pre-loaded SmarTrip cards.
o Provision of on-site bicycle storage.



It is widely recognized that reducing available on-site parking is, in itself, a TDM measure.
Regular parking management, including the requirement of parking decals/passes and/or the
limiting of guaranteed parking spaces per unit has been shown to both reduce average auto
occupancy and lessen the number of vehicle trips generated by a residential development. In
concert with the above TDM strategies, the actual parking demand that will be experienced
upon completion of the redevelopment will justify the reduced parking supply as requested.

A TDM and Parking Management Plan should be developed and submitted under separate cover
to better define the strategies intended to reduce parking demand.

Alternate Vehicle Parking

The proposed residential parking supply of 47| spaces represents those spaces that will meet
the City’s Ordinance definition of legal off-street parking. As stated previously, these spaces
will be provided in a parking garage within the property. As the design of the buildings and the
parking facilities become more engineered throughout the zoning and site plan processes, there
may be opportunities for the parking and/or storage of alternate vehicles that require less area
than a legal parking space and can be accommodated within geometrically irregular garage area.
The Applicant intends to maximize the use of available garage space for potential parking and
on-site vehicle storage for residents. Examples of these alternate vehicles include the following:

o Charging stations for electric cars
o Tandem parking spaces
o Bicycles (storage provided in racks and/or storage lockers)

The potential ability to offer parking for these alternate vehicles, in concert with incentivizing
their use, would serve to further reduce the demand for conventional parking, which may serve
to further justify this parking reduction request. The applicant has already committed to
provide/install bicycle racks for site patrons and visitors as indicated on the CDP.



SECTION I1I: NON-RESIDENTIAL PARKING
Overview

As stated previously, a total of 525 parking spaces are proposed to serve Mason Row’s non-
residential uses, which include the hotel and office/retail uses. Based on a strict application of
the Falls Church City Code, a total of 623 spaces would be required to serve these uses.
Therefore, a reduction of 98 spaces (or 15.7 percent) is requested for the non-residential uses.

Based on information provided by the Applicant, the following allocation of these 525 parking
spaces is proposed between the office, theater, retail and hotel uses:

Use Spaces
Office 18
Retail 205
Hotel 139
Theatre 163
Total 525

Shared Parking

Because of the synergistic mix of uses that will be present on the same site, the site will benefit
from being able to share parking between the non-residential uses (i.e., a single parking space
can potentially serve both the retail use and the hotel). This phenomenon is common in mixed-
use developments and is possible since the different on-site land uses experience peak parking
demands at different times of day. The Falls Church Ordinance recognizes that this pattern
occurs and includes a provision to calculate shared parking specific to mixed-use developments
(Section 48-1080 (d) (3)). The same shared parking strategy was applied herein. A copy of the
Ordinance text is included as Attachment I.

The methodology included in Section 48-1080 was applied to the mix of non-residential uses
proposed for the Mason Row development as shown in Table 5 in order to calculate the
number of shared parking spaces per the Ordinance. As shown in the table, and according to
the Ordinance, a reduction of 59 spaces is calculated which represents the number of non-
residential parking spaces which may, in theory, be shared between the hotel and commercial
uses.

Urban Land Institute. As an alternative to the methodology described in the City’s
Ordinance, the Urban Land Institute (ULI) publication Shared Parking, 2™ edition has
established a model and methodology for determining parking demand for various types of
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development. This methodology is especially useful in cases such as Mason Row, where a single
parking space may be used for parking associated with either the proposed retail or hotel use.
Because each land use within a development may experience a peak parking demand at different
times of day, or different months of the year, relative to the other land uses on-site, the actual
peak parking demand of the entire development may be less than if the peak parking demand of
each land use was considered separately.

The ULI model applies various hourly, monthly and weekday/weekend adjustment factors to
the parking demands of each land use. For informational purposes, these adjustment factor
tables are provided in Attachment IV. Please note that no synergy adjustment factors were
applied to the model for purposes of this analysis. Based on the monthly and weekday
adjustment calculations, the model establishes a peak demand hour and month during which the
proposed new development’s parking requirements would be at their highest. The ULI model
calculation summary of the subject site (only considering the shared parking hours) is provided
in Table 6. When the project’s parking demands (based on the Falls Church Ordinance
minimum parking rates) are adjusted to reflect hourly, monthly, and weekday/weekend
variations, a peak parking demand of 429 parking spaces results for the hotel, retail, theatre,
and office uses on the weekday. The weekday shared parking figure represents a 31% (or 194
fewer parking spaces) reduction from the Falls Church Zoning Ordinance. As stated
previously, the Applicant is requesting a 15.7% reduction from the required parking for the
non-residential uses, which is less a reduction than the ULI shared parking model would
support.

Conclusions
Based on the documentation provided herein, the following can be concluded:

l. Under a strict application of the City of Falls Church Zoning Ordinance, 1,182 parking
spaces would be required to accommodate the proposed site uses.

2. The applicant is requesting an overall parking reduction of up to 15.7% (a reduction of
|86 parking spaces) in order to provide 996 parking spaces to serve the site uses.
a. Parking associated with the site’s residential component would be reduced by
15.7% (a reduction of 88 parking spaces).
b. Parking associated with the site’s non-residential component (hotel, office,
theater and retail uses) would be reduced by 15.7% (a reduction of 98 parking
spaces).

3. With the application of various local code requirements, the proposed unit mix (studio
vs. one-bedroom, two-bedroom, and three-bedroom units) would result in a residential
parking demand between | | percent and 37 percent less than a strict application of the
City of Falls Church Zoning Ordinance requirements.



Due to the proximity of metrorail and ready access to multiple bus routes adjacent to
the site, in concert with proposed transportation demand management (TDM) and
parking management strategies, the peak residential parking demands associated with
the Mason Row project would be further reduced.

The proximity of the W&OD regional trail makes this site ideally situated for walking a
bicycling as viable modes of travel.

The applicant intends to maximize any excess available garage space for the potential
parking and/or storage of additional types of vehicles, including charging stations for
electric cars and bicycles.

Shared parking between the site’s non-residential uses (hotel and retail uses) will reduce
the overall site parking demands.

The Urban Land Institute shared parking model supports a shared parking reduction of
up to 31% for the site’s non-residential uses. The Applicant is only requesting a 15.7%
parking reduction for the site’s non-residential uses.

Based on the preceding background research and analysis, the proposed parking
reduction requested by the Applicant should be supported.
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Attachment |

City of Falls Church Zoning Ordinance


































































Attachment Il

Other Locality Parking Requirements
























































































































Attachment IV

Urban Land Institute Shared Parking 2™ Edition Adjustment Factors
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